
 

 

 

Date:   February 15 , 201 8 
 

To:   Interested Person  
 

From:   Meriam Rahali , Land Use Services  
  503 -823 -5363  / Meriam.Rahali@portlandoregon.gov  
 

NOTICE OF A TYPE II DECISION ON A PROPOS AL IN 
YOUR NEIGHBORHOOD  
 

The Bureau of Development Services has  denied  a p roposal in your neighborhood.  The mailed 
copy of this document is only a summary of the decision.  
The reasons for the decision are included in the version located on the BDS website 
http: //www.portlandonline.com/bds/index.cfm?c=46429 .  Click on the District Coalition then 
scroll to the relevant Neighborhood, and case number.  If you disagree with the decision, you 
can appeal.  Information on how to do so is included at the end of this dec ision.  
 

CASE FILE NUMBER : LU  17 -235244  DZ  ð PARAPET  SIGN
 

GENERAL INFORMATION  
 

Applicant:  Jessica Harper | Walton Signage  
10101 Reunion Place #500 | San Antonio, TX 78216  

 210 -952 -4353 | jharper@waltonsignage.com  
 

Owner : XPO Properties Inc  
Po Box 4138 | Port land, OR 97208 -4138  

 

Site Address:  2055 NW Savier Street  
 

Legal Description:  BLOCK 293 TL 2300, COUCHS ADD  
Tax Account No.:  R180230570  
State ID No.:  1N1E28CD  02300  
Quarter Section:  2827  
Neighborhood:  Northwest District, contact John Bradley at 503 -313 -757 4.  
Business District:  Nob Hill, contact Nob Hill at nobhillportland@gmail.com.  
District Coalition:  Neighbors West/Northwest, contact Mark Sieber at 503 -823 -4212.  
 

Plan District:  Northwest  
Zoning:  EXd , Central Employment with Design Overlay  
Case Type:  DZ,  Design Review  
Procedure:  Type II, an administrative decision with appeal to the Design 

Commission.  
Proposal:  
The applicant seeks Design Review approval for a parapet sign located on the East façade of an 
existing building in the Northwest Plan District. T he proposed sign is 97.4 square feet and is 
proposed to be front -lit with LED lighting system internally located. The sign, a 26õ-1 Ĳó wide 
by 3õ-8 Ĵó high, includes three letters with an acrylic and red overlay face and nine letters with 
an acrylic and bl ack overlay face. All letters are attached to a raceway located behind the 
parapet wall. The façade where the sign is located is a secondary wall building that faces 
Highway 30. Two other parapet signs, similar in design already exist on the building, one on 
the South façade and the other on the North façade. Each is 31.5 square feet in size. Both 
existing signs did not require a Design Review. Additionally, a 15 square feet monument sign 
exists near the southwest corner of the building.  
     

http://www.portlandonline.com/bds/index.cfm?c=46429
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Design Review is required because the proposal is for an exterior sign larger than 32 square 
feet in size in a Design Overlay Zone per Section 33.420.041.F.  
 

Relevant Approval Criteria:  
In order to be approved, this proposal must comply with the approval criteria of Tit le 33.  The 
relevant approval criteria are:  

< Community Design Guidelines  < Section 5 of the Con -way Master Plan   
 

ANALYSIS  
 

Site and Vicinity:   The 100,066 -square foo t site  is located near the northern boundary of t he 
Northwest Plan District. It is bounded to the north by  NW Thurman Street , to the east  by NW 
20 th  Avenue, to the so uth by NW Savier Street, and to the west by  NW 21 st  Avenue . Both NW 
Thurman and NW 21 st  Streets are designated Community Main Streets, Neighborhood 
Collectors, and Transit Access St reets. Bus line #77 runs on both streets. The Northwest 
Pedestrian District ends at the western edge of the site while the Freight District ends at the 
north edge of the site. The site in question includes  a 248,150 -square foo t  office building, the 
locatio n of the subject sign. The building was built in 2000 by Con -way, the trucking company 
that controlled a large area of land within the boundaries of the Northwest Plan District before 
selling individual parcels.  
 

The site in question is  one of seven  parce ls that are  under the same ownership  (XPO Properties 
Inc) . These parcels  contain  a mix of office, residential, warehouse, and surface parking uses . 
These parcels  were part of the Con -way Master Plan  created in 2012 . The purpose of the Con-
way Master Plan  was to establish parameters for the redevelopment of the land no longer 
necessary for Con -wayõs Portland operations with a vision toward creating a  vibrant mixed -use 
neighborhood , with a pedestrian -oriented, transit -supportive development , and high -quality 
design appropriate to an urban setting.  
 

The site is also within the Northwest Plan District.  The Northwest Plan District  implements the 
Northwest District Plan, providing for an urban level of mixed -use development including 
commercial, office, housing,  and employment. Objectives of the plan district include 
strengthening the areaõs role as a commercial and residential center. The regulations of this 
chapter: promote housing and mixed -use development; address the areaõs parking scarcity in 
some areas whi le discouraging auto -oriented developments; enhance the pedestrian experience; 
encourage a mixed -use environment, with transit supportive levels of development and a 
concentration of commercial uses, along main streets and the streetcar alignment; and 
mini mize conflicts between the mixed -uses of the plan district and the industrial uses of the 
adjacent Gui ldõs Lake Industrial Sanctuary. 
 

Northwest Portland is recognized as the Cityõs most intensely developed urban neighborhood ð 
a place of diverse housing o ptions, substantial employment, and regionally recognized 
destination retail.  It is a close -in neighborhood with a mix of land uses located side -by-side in 
a compact geographic area.  And, while the district is known for a large supply of high value 
vinta ge older homes, nearly 90% of residential units district -wide (including apartments) are 
renter -occupied.   
 

Zoning:   The Central Employment  (EX) zone allows mixed uses and is intended for areas in the 
center of the City that have predominantly industrial -type development.  The intent of the zone 
is to allow industrial and commercial uses which need a central location.  Residential uses are 
allowed, but are not intended to predominate or set development standards for other uses in 
the area.  
 

The Design Over lay Zone [d]  promotes the conservation, enhancement, and continued vitality of 
areas of the City with special scenic, architectural, or cultural value.  This is achieved through 
the creation of design districts and applying the Design Overlay Zone as part of community 
planning projects, development of design guidelines for each district, and by requiring design 
review.  In addition, design review ensures that certain types of infill development will be 
compatible with the neighborhood and enhance the area.  
 

Land Use History:   City records indicate that prior land use reviews include the following:  
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¶ LU 15 -142459  MS  Approval to remove the vehicular access restriction from NW 
Thurman Street  

¶ LU 12 -135162 MS  Approval of the Conway  Master Plan  

¶ LU 06 -157680 DZ  Desi gn review approval of five new signs on three separate buildings. 
Three signs are 82.66 square feet each in size, and are internally illuminated channel 
letters mounted to a raceway. Two signs are 79.63 square f eet each in size, and pin -
mounted flat cut ou t letters.   

¶ LUR 99 -00473  1999 approval of adjustment to waive forward motion requirement for 
loading docks for proposed CNF headquarters building.  

¶ LUR 99 -00160  1999 clarification of regulation related to industrial use.  

¶ VZ 180 -83  1983 approval of variance  to substitute perimeter landscaping in the 
parking lot, to reduce off -street loading berths from the required 6 to 3, to reduce the 
length for loading berths from 60' to 35' in order to construct a 4 -story addition to an 
office buildin g. 

¶ PC 4910 R  1966 ap proval with condition of revocable permit to eliminate the paving 
requirement for a truck parking facility.  

 

Agency Review:  A òNotice of Proposal in Your Neighborhoodó was mailed October 19, 2017 .  
The following Bureau has  responded with no issues or conce rns:  

¶ The Fire Bureau  
 

Neighborhood Review:  A Notice of Proposal in Your Neighborhood was mailed on October 19, 
2017 .  No written responses have been received from either the Neighborhood Association or 
notified property owners in response to the proposal.  
 

ZONING CODE APPROVAL CRITERIA  
 

Chapter 33.825 Design Review  
Section 33.825.010 Purpose of Design Review  
Design review ensures that development conserves and enhances the recognized special design 
values of a site or area.  Design review is used to ensure the conservation, enhancement, and 
continued vitality of the identified scenic, architectural, and cultural values of each design 
district or area.  Design review ensures that certain types of infill development will be 
compatible with the neighborhood and  enhance the area.  Design review is also used in certain 
cases to review public and private projects to ensure that they are of a high design quality.  
 

Section 33.825.055 Design Review Approval Criteria  
A design review application will be approved if the review body finds the applicant to have 
shown that the proposal complies with the design guidelines for the area.  

 

Findings:  The site is designated with design overlay zoning (d), therefore the proposal 
requires Design Review approval.  Because of the si teõs location, the applicable design 
guidelines are the Community Design Guidelines.  

 

Staff has considered all guidelines and has addressed only those guidelines considered 

applicable to this project.  
 

Community Design Guidelines  
The Community Design Gui delines consist of a set of guidelines for design and historic design 
cases in community planning areas outside of the Central City. These guidelines address the 
unique and special characteristics of the community plan area and the historic and 
conservatio n districts. The Community Design Guidelines focus on three general categories: (P) 
Portland Personality,  which establishes Portland's urban design framework; (E) Pedestrian 
Emphasis,  which states that Portland is a city for people as well as cars and othe r movement 
systems; and (D) Project Design,  which assures that each development is sensitive to both 
Portland's urban design framework and the users of the city.   
 

P1.   Plan Area Character.  Enhance the sense of place and identity by incorporating site a nd 
building design features that respond to the areaõs desired characteristics and traditions. 
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D7.   Blending into the Neighborhood. Reduce the impact of new development on established 
neighborhoods by incorporating elements of nearby, quality buildings s uch as building details, 
massing, proportions, and materials.  
 

Findings  for P1 and D7 :  The site is located within the Northwest Plan District and the 
Con-way Master Plan. As described above, t he pu rpose of both is to  encourage 
developments with pedestrian -oriented , transit -supportive character , as well as  high -
quality design appropriate to an urban setting similar to the Northwest District, while 
respecting the industrial uses located to the north of the site.   
 

Also, t wo of the specific objectives (C and D) of the purpose of Title 32, Signs and Related 
Regulations, are:  

o To reflect and support the desired character and development patterns of 
various zones, overlay zones, and plan districts and promote an attractive 
environment, and  

o To allow for adequate a nd effective signs in commercial and industrial zones 
while preventing signs from dominating the appearance of the area.  

 

Though  the regulations of Title 32 allow for a variety of si gn types and sizes for a site, t he 
provisions do not ensure or provide for  every property or business ownerõs desired level 
of visibility for the signs. The sign standards are intended to allow signs to have 
adequate visibility from streets and rights -of-way that abut a site, but not necessarily to 
streets and rights -of-way fart her away.  
 

The subject building  is approximately 49, 630 square feet in foot print , and is located 
wi thin a  100,066 square feet site. The building is a five -story office building with its main 
entryway s along NW Savier Street. The area south of the building  and within the site 
includes a parking lot. The parcels south of the subject site as well as east of it also 
contain parking lots. Highway 30 runs diagonally north of the subject site. Because of 
these òopen areasó surrounding the subject site, the subjec t building is easily  seen from 
the surrounding streets, including Highway 30.  
 

The subject building has  two existing parapet signs, one located on the west end of the 
south façade  facing NW Savier Street , and the other located on the west end of the north  
façade facing Highway 30.  Both are 31.5 square feet in size and therefore exempt from  
Design Review , and were installed in early 2017 . Though b oth  signs are modest in size , 
they are still easily visible from streets and rights -of-way that abut the subject  site . The 
red and black letters,  the  type of illumination, as well as  their location  on the parapets of 
the five -story building  help make these existing signs easily visible . In addition  to these 
two signs , a 15 -square foo t monument sign exists near the s outhwest corner of the 
building, near the bus stop  location at mid -block of the site along NW 21 st  Avenue.   
 

In general, Design Guidelines have successfully helped keep the skyline sign clutter t o a 
very minimal impact on the city . In addition, staff finds  that  two parapet signs per 
building  are generally sufficient  and do not overwhelm the building . When two parapets 
signs are proposed, staff requests that the signs be located at opposite facing elevations, 
so that only one sign can be viewed from any one angle  just like the two signs that 
already exist on the building . With this proposal , two signs , the existing sign on the 
north façade as well as the proposed sign on the east façade,  would be seen from NW 
Yeon Street or going north on Highway 30.  
 

Since t he Con -way Master Plan has been adopted in 201 2, this area of the district has  
seen rapid changes . It is becoming a denser, more pedestrian -friendly neighborhood, 
cater ing  to the needs of many  new residents who have been moving into  new ly built 
residential  buildings . Because of these reasons, t he size of the proposed sign, and the 
total number of the signs , including the existing  signs , would  clutter the skyline and 

have a negative impact on this changing area of the neighborhood . Therefore,  guidelines 

P1 and D7  are not met. 
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D6.   Architectural Integrity. Respect the original character of buildings when making 
modifications that affect the exterior. Make additions compatible in scale, color, details, 
material proportion, and character with the existing buil ding.  
D8.   Interest, Quality, and Composition. All parts of a building should be interesting to view, 
of long lasting quality, and designed to form a cohesive composition.  
 

Findings  for D6 and D8 :  The façade of the building is broken up into elements / volumes  
that make this façade interesting. There is a narrow central element, and wider eleme nts 
on each side, as well as lower elements  that slightly offset the symmetry of the  façade .  
 

The proposed sign measures approximately 3õ-8 Ĵó tall and 26õ-1Ĳó wide with a sign face 
area of approximately 97.4 square feet. This sign is almost as wide as the parapet of the 
element it is on (no measurable elevation with the proposed sign was provided by the 
applicant). It is proposed to be attached to the  east  façade. The signage proposed is 
ultimately too large and its asymmetrical placement on an otherwise almost symmetrical 
and sculpted façade, does not meet the approvable criteria, specific ally guidelines D6 and 
D8 relating to compatibility in scale, material proporti on, and character  of the building.   
 

In addition, the sign is proposed to  be constructed of letters made of aluminum back s 
and sides and acrylic face s. Staff has concerns over the longevity of the acrylic  face of the 

lettering . Therefore,  guidelines D6 and  D8 are not met.   
 

NW Master Plan Design Guidelines  
Introduction  
The existing Community Design Guidelines, along with these new seven (7) Con -way Master 
Plan design guidelines, are the applicable approval criteria for design review. Design guidelines 
are m andatory approval criteria that must be met as  part of design review and historic design 
review. They inform developers  and the community as to  what issues will be addressed during 
the design  review process. The guidelines state broader concepts than typic al  development 
standards in order to provide flexibility to designers, yet  they are requirements.   
Applicants are responsible for explaining, in their application, how their  design meets each 
applicable guideline.   
 

The design review process is flexible. I t is intended to encourage designs  that are innovative 
and appropriate for their locations. For this reason,  design guidelines are qualitative 
statements. Unlike objective design  standards , there are typically many acceptable ways to 
meet each  design guide line. Examples of how to address specific guidelines are  included in this 
section for each design guideline. It is not the Cityõs intent to prescribe any specific design 
solution through the design guidelines.  
 

During the design review process, the review body must find that the  proposal meets each of 
the applicable design guidelines. Proposals that  meet all applicable guidelines will be approved; 
proposals that do not  meet all of the applicable guidelines will not be approved.   
If the review body approves the proposed design, they may add  conditions to their approval to 
ensure the proposalõs compliance with the guidelines. If the review body does not approve the 
proposed  design , they would prefer that the applicants revise the design to address  deficiencies  
rather than have the city impose a specific solution through  conditions . They may find that 
such action is necessary to better achieve t he goals for design review.  
 

In some cases, a design guideline may be waived during the design  review process. An 
appli cable guideline may be waived as part of the  design review process when the proposed 
design better meets the  goals of design review than would a project that had complied with  the 
guideline. If a waiver is requested, the applicants must explain,  in their a pplication, how the 
goals of design review are better met in  the proposed design than would be possible if each 
guideline being  considered for waiver was followed. Allowing the waiver of one or more  
guidelines during the design review process reflects the Cityõs concern that the design 
guidelines not become a rigid set of requirements that  stifle innovation.  
 

Goals of design review:  
1. Encourage urban design excellence;  
2. Integrate urban design and preservation of our heritage into the  development process;  
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3. Promote the development of diversity and areas of special character  within the district;  
4. Establish an urban design relationship between the district and the  Northwest District as a 
whole;  
5. Provide for a pleasant, rich and diverse experience for pe destrians;  
6. Assist in creating a 18 -hour district which is safe, humane and  prosperous ; and  
7. Ensure that development proposals are at a human scale and that they relates  to the scale 
and desired character of its setting and the Northwest  District as a whole.  
 

Guideline 6: Integrate high -quality  materials and design details.  
 

Findings:   As is n oted above, the proposed sign  is ultimately too large and its 
asymmetrical placement on an otherwise almost symmetrical and sculpted façade, does 
not meet the appr ovable criteria .  The sign is proposed to be constructed of letters made 
of aluminum backs and sides and acrylic faces. Staff has concerns over the longevity of 
the acrylic face of the lettering. Additionally, staff finds that the proposed sign would  
domin ate the skyline  of this increasingly residential area  at the proposed 97.4 square 
feet.  
 

Approved parapet signage through Design Review is generally modest in size. Such 
signage is also characterized by thoughtful location that considers adjacent architec tural 
features, the overall design of the subject building including its height, and the 
development around the subject site. Moreover, smaller buildings have smaller signs. In 
general, Design Guidelines and the 32 -square foot exemption have successfully h elped 

keep the skyline sign clutter to a very minimal impact on these Districts. This guideline is 

not met.  
 

DEVELOPMENT STANDARDS  
 

Unless specifically required in the approval criteria listed above, this proposal does not have to 
meet the development stan dards in order to be approved during this review process.  The plans 
submitted for a building or zoning permit must demonstrate that all development standards of 
Title 33 can be met, or have received an Adjustment or Modification via a land use review prio r 
to the approval of a building or zoning permit.  
 

CONCLUSIONS  
 

Staff has reached out to the applicant and asked that the size, number, and location of the 
existing and proposed signs be revisited to be approved through Design Review. The applicant 
was giv en two options to consider:  

o Option 1: If going through Design Review, only two parapet signs can be approved. 
These two parapet signs can be located at opposite facing elevations, so that only one 
sign can be viewed from any one angle. Each sign can be up  to 65 square feet in size, a 
size appropriate to the size of the building as well as the district. In this scenario, the 
applicant would need to remove the 3 rd  parapet sign.  

o Option 2: Otherwise, a similar sized sign as the existing (31.5 square feet) can be added 
in the proposed location and no Design Review would be required.  

 

Unfortunately, the applicant was not interested in both scenarios.  
 

Because the size and placement of the signage, as currently proposed, does not res pect the 
composition of the ea st  façade , because the total number of signs  would greatly impact the 
skyline of this changing  area of the Northwest , and the fact that there are less impactful  and 
more appropriate  options available, staff has found that the approval criteria are not met.  The 
design review process exists to promote the conservation, enhancement, and continued vitality 
of areas of the City with special scenic, architectural, or cultural value. The proposal does not 
meet the applicable design guidelines and therefore does no t warrant  approval . 
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ADMINISTRATIVE DECISION  
 

Denial.  
 

Staff Planner:  Meriam Rahali  
     
Decision rendered by:  __________________ __________________________ on February 13, 2018  

            By authority of the Director of the Bureau of Development Ser vices 
 

Decision mailed: February 15, 2018 , 2018  
 

About this Decision. This land use decision is not a permit  for development.  Permits may be 
required prior to any work.  Contact the Development Services Center at 503 -823 -7310 for 
information about permit s. 
 

Procedural Information.   The application for this land use review was submitted on 
September 5, 2017 , and was determined to be complete on October 13, 2017 . 
 

Zoning Code Section 33.700.080  states that Land Use Review applications are reviewed under 

the  regulations in effect at the time the application was submitted, provided that the 
application is complete at the time of submittal, or complete within 180 days.  Therefore,  this 
application was reviewed against the Zoning Code in effect on September 5, 2 017 . 
 

ORS 227.178  states the City must issue a final decision on Land Use Review applications 

within 120 -days of the application being deemed complete.  The 120 -day review period may be 
waived or extended at the request of the applicant.  In this case, the  applicant requested that 
the 120 -day review peri od be extended by 70  days. Unless further extended by the applicant, 
the 19 0 days will expire on: April 21 , 2018 . 
  

Some of the information contained in this report was provided by the applicant.  
As required  by Section 33.800.060 of the Portland Zoning Code, the burden of proof is on the 
applicant to show that the approval criteria are met.  The Bureau of Development Services has 
independently reviewed the information submitted by the applicant and has includ ed this 
information only where the Bureau of Development Services has determined the information 
satisfactorily demonstrates compliance with the applicable approval criteria.  This report is the 
decision of the Bureau of Development Services with input fro m other City and public agencies.  
 

Conditions of Approval.   If approved, this project may be subject to a number of specific 
conditions, listed above.  Compliance with the applicable conditions of approval must be 
documented in all related permit applicati ons.  Plans and drawings submitted during the 
permitting process must illustrate how applicable conditions of approval are met.  Any project 
elements that are specifically required by conditions of approval must be shown on the plans, 
and labeled as such.  
 

These conditions of approval run with the land, unless modified by future land use reviews.  
As used in the conditions, the term òapplicantó includes the applicant for this land use review, 
any person undertaking development pursuant to this land use revi ew, the proprietor of the 
use or development approved by this land use review, and the current owner and future 
owners of the property subject to this land use review.  
 

Appealing this decision.   This decision may be appealed to the  Design Commission , which  will 
hold a public hearing.  Appeals must be filed by 4:30 PM on March 1 , 201 8  at 1900 SW 
Fourth Ave.  Appeals can be filed at the 5 th  floor reception desk of 1900 SW 4 th  Avenue Monday 
through Friday between 8:00 am and 4:30 pm.  An appeal fee of $250 wil l be charged .  The 
appeal fee will be refunded if the appellant prevails.  There is no fee for ONI recognized 
organizations appealing a land use decision for property within the organizationõs boundaries.  
The vote to appeal must be in accordance with the organizationõs bylaws.  Assistance in filing 
the appeal and information on fee waivers is available from BDS in the Development Services 
Center. Please see the appeal form for additional information.  
 

The file and all evidence on this case are available fo r your review by appointment only.  Please 
call  the Request Line at our office, 1900 SW Fourth Avenue, Suite 5000, phone 503 -823 -7617 , 
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to schedule an appointment.  I can provide some information over the phone.  Copies of all 
information in the file can be  obtained for a fee equal to the cost of services.  Additional 
information about the City of Portland, city bureaus, and a digital copy of the Portland Zoning 
Code is available on the internet at  www.portlandonlin e.com. 
 

Attending the hearing.   If this decision is appealed, a hearing will be scheduled, and you will 
be notified of the date and time of the hearing.  The decision of the Design Commission  is final; 
any further appeal must be made to the Oregon Land Us e Board of Appeals (LUBA) within 21 
days of the date of mailing the decision, pursuant to ORS 197.620 and 197.830.  Contact LUBA 
at 775 Summer St NE, Suite 330, Salem, Oregon 97301 -1283, or phone 1 -503 -373 -1265 for 
further information.  
 

Failure to raise an  issue by the close of the record at or following the final hearing on this case, 
in person or by letter, may preclude an appeal to the Land Use Board of Appeals (LUBA) on that 
issue.  Also, if you do not raise an issue with enough specificity to give the Design Commission  
an opportunity to respond to it, that also may preclude an appeal to LUBA on that issue.  
 

EXHIBITS  
NOT ATTACHED  UNLESS  INDICATED  

 
A. Applicantõs  

1.  Statement  
2.  Original Drawings  
3.  Response to Guidelines  
4.  Request for 10-day Extension of the 120 -Day Review Period  
5.  Email Correspondence  
6.  Request for 30 -day Extension of the 120 -Day Review Period  
7.  Request for 30 -day Extension of the 120 -Day Review Period  

B.  Zoning Map (attached)  
C. Plans/Drawings:  
 1.  Site Plan (attached)  
 2.  Photo/Elevation (attached)  
 3. Sign Elevation and Specifications (attached)  
D.  Notification information:  
 1.  Mailing list  
 2.  Mailed notice  
E. Agency Responses:   

1.  Fire Bureau  
F. Correspondence:  None 
G. Other:  
 1.  Original LU Application  
 2.  Letter of Incompleteness, sent September 19, 20 17 
 3.  Photos  
 
The Bureau of Development Services is committed to providing equal access to 
information and hearings.  Please notify us no less than five business days prior to the 
event if you need special accommodations.  Call 503 -823 -7300 (TTY 503 -823 -6868).  
 
 
 

http://www.ci.portland.or.us/


 

 

 



 

 



 

 



 

  


